
These data are provided for the use of the conferees at the PAL industry forum. 
They provide some of the details that can assist financial modeling and guide business inquiries. 

3D/I provided comprehensive studies of all Army Lodging Facilities. 
These are the ‘Cliff Notes’ of those studies for the eight installations in Group A.   

 
LODGING FACILITIES BY INSTALLATION 

 
Army Lodging Overview of Historic Operating Levels 
  
The Army Lodging Mission is to contribute to mission readiness and improve productivity by providing quality 
lodging for a mobile military community.  As of 2003 Army lodging was comprised of roundly 21,500 rooms 
worldwide; 19,000 rooms are located in the continental United States (CONUS) and 2,500 rooms are located 
overseas (OCONUS).  The portfolio consists of 98 limited service hotels ranging in size from 1,655 rooms at 
Fort Leonard Wood, MO to 1 room at Rock Island Arsenal, IL.  In the fiscal year ending September 2003 the 
entire Army Lodging portfolio achieved occupancy of 76.1 percent and an average daily room rate of $34.91.  
System-wide the hotels accommodated 5.6 million room nights of demand and generated nearly $196 million in 
room revenue.   
 
The table below illustrates the operating levels achieved by Army Lodging for the past five years.   
 

THE ARMY LODGING PORTFOLIO 
HISTORIC OPERATING LEVELS 

Fiscal Year 
Ending 

September 

Occupancy  Average
Room Rate 

RevPAR  RevPAR
Percent 
Change 

1999     72.7% $27.76 $20.18 -
2000     69.3% $26.70 $18.50 -8.3%
2001     73.7% $34.23 $25.22 36.3%
2002     75.9% $33.43 $25.37 .6%
2003     76.3% $34.91 $26.64 5.0%

Source: Army Lodging 
RevPAR CAGR 7.1% 
Compiled by PAL 
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Phasing – Project Group A 
 
The Army intends to phase the privatization of its lodging facilities commencing with CONUS-based hotel 
facilities and may later address OCONUS locations.  Five phases of CONUS privatization are contemplated at 
this time.  Each phase will be comprised of hotels that have been grouped based upon projections of capital 
needs, revenue generation, return on investment, number of rooms, and geographic location.  The first project 
group (South Central) is comprised of a projected future need for nearly 4,000 rooms located on eight 
installations in Alabama, Kansas, Louisiana, Texas, and Oklahoma.  These hotels offered 4,424 guestrooms in 
2003. As a group they achieved occupancy of 73.6%, an average room rate of $34.05, and a RevPAR of 
$25.05.  There is evidence that significant demand in excess of on-post lodging facilities has been turned away 
to private sector hotels.  The table below illustrates the operating levels reported by the eight hotels located in 
the Group A, the group that is subject to this RFQ: 
  

THE GROUP A  
HISTORIC OPERATING LEVELS 

Fiscal Year 
Ending 

September 

Occupancy  Average
Room Rate 

RevPAR  RevPAR
Percent 
Change 

1999     72.6% $25.29 $18.36 -
2000     71.9% $23.64 $16.99 -7.5%
2001     74.2% $29.07 $21.57 27.0%
2002     73.1% $31.58 $23.08 7.0%
2003     73.6% $34.05 $25.05 8.5%

Source: Army Lodging 
RevPAR CAGR 8.1% 
Compiled by PAL 

 
The operating levels reported in 2002 and 2003 were influenced by the inclusion of the Warrior’s Keep facility at 
Fort Polk.  Warrior’s Keep is a double occupancy per room facility with low room rates.   Fort Polk reports its 
occupancy and room rates by bed-space, thus inflating the rooms inventory and deflating the average room 
rate. 

 Solicitation No.  2 of 69 



 
 
Accommodated demand was derived from three primary market segments.  They include: 
 
 Official TDY (Temporary Duty) Travelers    84.4 % 
 Official PCS (Permanent Change Of Station) Travelers   9.4 % 
 Unofficial Travelers           6.2 %  
                  100.0 % 
 
 Each installation’s five-year operating trend is detailed in later in this appendix.    

 
3D/I Reports 
 
The consulting firm 3D/I was retained by the Army to evaluate Army Lodging’s existing inventory of hotel rooms 
on each installation.  The scope of work included: 

• A cost-analysis-based recommendation to renovate and/or replace existing guestrooms in order to meet 
Army “Wellness Standards”;  

• An evaluation of the past, current and future operating levels for the hotels located at each installation;  
• An evaluation of operating the operating histories of private sector hotels located near each installation; 

and  
• A determination of the market segmentation of accommodated demand for each installation.   

 
The reports were prepared for The Army with the underlying assumption that the Army would continue to own 
and operate the Army Lodging portfolio.  According to the Army’s instructions 3D/I then projected the future 
supportable number of rooms for each installation based on the goal to only accommodate 80 percent of official 
travel demand.  Unofficial demand and 20 percent of official demand (historically accommodated by Army 
Lodging) are to be accommodated off post. Thus, when determining the number of rooms for each installation, 
the reports are making conservative recommendations as to the size of the supportable future inventory of 
guestrooms.  These reports are available, but they do not necessarily represent the conclusions that would be 
reached in the privatization process.  
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The 3D/I reports are very useful for the purposes of identifying the sources and quantity of historical room nights 
of demand sold and are especially useful in evaluating the costs associated with renovating existing lodging 
facilities.  

 
The operating history of each of the eight hotels included in the Group A is detailed in the following text. 
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LODGING FACILITIES BY INSTALLATION 
 

B - 1 Redstone Arsenal 
 
 

Redstone Arsenal 
Circa 1943 

North Central Alabama, Nearest City is Huntsville, AL 
90 miles North of Birmingham, AL 

 
 

 
  
 

 
Overview 
Redstone Arsenal has served as the Army’s center for missile and rocket programs for over forty years.  Today, Redstone 
Arsenal’s aviation and missile experts research, develop, test, purchase, repair, or maintain the high technology weapons 
that American soldiers rely on to perform their duties.  It is the home of the US Army Aviation and Missile Command.  The 
Marshall Space Flight Center is also located on the installation. 
 
The installation’s 2003 population is estimated to be 25,142. 
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Lodging  
The following tables indicate the historic operating levels achieved by on-post lodging facilities, those achieved by the 
local area private sector, and a history of the changes to Per Diem as directed by the General Services Administration. 
 
Private sector rates are expressed in calendar year dollars, on-post data is expressed in fiscal year terms ending 
September 30, and Per Diem is stated as of December of the then current year. The private sector Smith Travel Research 
(STR) data is based on a competitive set of Mid-scale, Economy, and Independent hotels located within a 20-mile radius 
of the Redstone Arsenal.  The STR comp set includes 34 reporting hotels that offer 3,673 guestrooms.  The total comp-
set hotel room census in the area is 5,414 guestrooms. 
 

Redstone Arsenal 
Average Daily Room Rate (ADR) Table 

Year  On-Post 
Lodging 
ADR (1) 
  

Percent 
Change 

Private 
Sector 
ADR (2) 

Percent 
Change 

Per 
Diem 
Room 
Rates 

(3) 

Percent 
Change 

1999       $24.27 - $51.09 - $58.00 -
2000       $33.82 39.3% $52.47 2.7% $58.00 0%
2001      $32.00 -5.4% $53.47 1.9% $70.00 34.5%
2002      $41.00 28.1% $55.00 2.9% $67.00 -4.3%
2003      $42.89 4.6% - - $67.00 0%
CAGR 
1999-
2003 

       15.9% 2.5% (4) 3.7%

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: Smith Travel Research, Feb. 2003 
Note (3) As of December – Source: General Services Administration 
Note (4) CAGR is 1999-2002 – Source: Smith Travel Research, Feb. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang 
LaSalle 
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On-post ADR includes the application of a Lodging Capital Assessment (LCA).  This fee was implemented in November 
1999 (FY 2000) in order to accumulate capital for renovation and replacement of hotel facilities.  
 
Army Lodging room rates in 2002 were 61.2 percent of the market area’s rate of Per Diem and 74.5 percent of the private 
sector’s average daily room rate.  In 2003 the Army Lodging room rate was 64.0 percent of Per Diem.  Per Diem will 
remain at $67.00 for 2004 for the Redstone Arsenal market area.  
 

Redstone Arsenal 
Occupancy Table 

Year   Number
Of 

Avail. 
Rooms 

On Post 
Lodging 

Occupancy 
(1) 

 

Room 
Nights 
Sold 
(1) 

Percent 
Change)

Private 
Sector 

Occupancy 
(2) 

Room 
Nights 
Sold 
(2) 

Percent 
Change 

1999        165 77.1% 46,463 - 56.8% 1,061,814 -
2000       164 67.9% 40,700 -12.4% 54.8% 1,033,998 23.7%
2001       181 78.5% 51,687 26.9% 53.6% 1,044,518 -4.5%
2002       170 74.4% 46,258 -10.5% 56.2% 1,109,896 7.7%
2003     185 78.1% 50,787 9.8% - - -
CAGR  
1999-
2003 

1.9%       2.3% 1.5% (3)

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
Demand for on-post and market area private sector lodging facilities has modestly increased during the recent past few 
years.   
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Redstone Arsenal 
RevPAR Table 

Year  On-Post
RevPAR (1) 

Percent  
Change 

Private Sector 
RevPAR (2) 

Percent 
Change 

1999     $18.72 - $29.04 4.7%
2000     $22.96 22.6% $28.75 -0.1%
2001     $25.12 9.4% $28.67 -0.3%
2002     $30.50 21.4% $30.89 7.7
2003     $33.49 9.9% - -

CAGR 
1999-2003  16.3%   2.1% (3) 

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled By The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
Supportable Number Of Proposed Guestrooms 
The August 2003 3D/I report recommends the installation’s future supportable number of guestrooms and the resultant 
attainable stabilized occupancy level.  3D/I recommended that the Redstone Arsenal guestroom inventory be reduced 
from 185 rooms to 130 guestrooms.  The recommendation includes renovating four existing buildings that offer 84 
guestrooms and proposes the construction of a new 46-room hotel.  The budget for reaching the recommendation is: 
 
 Facility Type   Rooms 3D/I Budget   Cost Per Room 
 Renovation     84  $1,238,410  $  14,743 
 New Construction     46  $4,671,485  $101,554 
  Total  130  $5,909,895  $   45,461 
 
Utilizing the Most Economically Efficient formulae, the supportable number of guestrooms became 130.  This measure 
compares the cost of having a vacant room to the incremental cost of lodging personnel off post.  The number of rooms 
required to meet this equilibrium is 128.  This strategy anticipates the accommodation of 74% of official travel demand. 
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In this case the average annual demand for the past five years is 47,179 rooms and grew to 52,000 room nights in 2001. 
47,200 RND divided by 365 is 129 occupied rooms nightly.  Divide by an 84% target occupancy level and the supportable 
number of guestrooms emerges as 154.  Supportable rooms from both approaches are then adjusted to reflect the rooms 
available in renovated buildings and for the building configuration of the proposed new hotel.  Thus 3D/I recommended 
the number of supportable guestrooms to be 130 rooms. 
 
During 2002 the installation’s lodging facilities reported a $41.00 average daily room rate, an occupancy level of 74.4%, 
and a RevPAR of $30.50.  The market segmentation accommodated by the installation’s existing guestrooms during 2002 
was: 
   

Market Segment    Percent  
Temporary Duty (TDY)     79% 

  Permanent Change Of Station (PCS)   10% 
  Unofficial Travelers      11% 
  Total      100% 
 
In 2003 Redstone Arsenal reported occupancy of 78.1%, an ADR of $42.89, and a RevPAR of $33.49 
 
Unofficial travel demand is not used in the calculation of recommended optimal room inventory, but may be used to 
backfill occupancy during low demand periods. 
 
Room Mix 
3D/I developed a recommendation for the types of guestrooms that would best meet the needs of travelers to Redstone 
Arsenal.  The room mix recommendation includes: 
 
 Family Suites of 450 square feet: 

PCS is 10% of demand therefore Family Suites is 130 x 10% 
  This number is then adjusted for stays over 14 days (48%)   Calculation: (130 x .10 x .48) = 7 rooms 
 
  Other room types:  130-7 = 123  
 
 Extended Stay Rooms of 300 square feet: 
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  PCS contribution is 130 x 10% 
This number is then adjusted for stays of 14 days or less (52%)   Calculation: (130 x .10 x .52) = 7 rooms 

 
  TDY contribution is 130 x 79% 

This number is then adjusted for stays of more than 14 days (50%)  Calculation: (130 x .79 x .50) = 51 
rooms 

 
  Total extended stay rooms (7+51) is 58 rooms   
 

Standard Guestrooms of 300 square feet: 
= 130 total rooms -7 family suites -58 extended stay rooms = 65 standard guestrooms.   

 
Actual guestroom mix is then adjusted to reflect the renovated facility mix and the proposed building configuration of the 
new hotel to be built.  In this case the recommended mix becomes: 
          Recommendation: 

  Room Type By Formulae   By Mix/Building 
  Standard Guestrooms    65      57 
  Extended Stay Rooms    58      59 
  Family Suites       7      14 
  Total Rooms    130     130 
 
Market Overview 
From 2002 through 2004 the market area has been assigned a $67.00 per Diem rate.  Projections of future attainable 
average daily room rates have been tested at 70 to 80 percent of 2004 Per Diem ($46.90 to $53.60).   
 
The private sector offers 5,414 rooms in the local market area.  In 2002, 34 properties reported to STR an aggregate 
occupancy level of 56.2%, an ADR of $55.00, and a RevPAR of $30.89. 
 
The 3D/I report projects that the 130-room inventory will operate at a stabilized occupancy of 84 percent.  There is some 
seasonality to the demand cycle.  Peak period training demand will continue to overflow to the local market and 
alternatively, unofficial travel may be used to backfill occupancy. 
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Privatized Building Inventory Summary 
The 3D/I recommends the renovation of and operation of five separate buildings to be included in the privatized lodging 
portfolio.  They include: 
 

Facility  Number of Rooms  Notes: 
  Building 131   20   Interior corridor 

2-story hotel 
Built 1960’s 
Renovated in 1998 

 
  Building 133   20   Interior corridor 

2-story hotel 
Built 1960’s 
Renovated in 1998 

 
  Building 135   22   Interior corridor 

2-story hotel 
Built 1960’s 
Renovated in 1998 
 
 

 
  Building 244   22   Main facility 
         Exterior Corridor 
         2-story hotel 
         Built 1972 
         Renovated in 2002 
 
  New Hotel   46   15 Standard rooms 
         31 Extended Stay Rooms 
         Interior Corridor 

1 & 2-Story Hotel 
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         Will be main hotel 
         Site requires no demo. 
         34,282 sq. ft. - 745/rm 
  Total    130 
 
Excess Army Lodging Buildings 
The 3D/I report stipulates that the cost of renovation exceeds 50% of replacement cost on several buildings that are 
currently used by Army Lodging.  These buildings will become excess to the privatization portfolio and will be returned to 
the installation upon completion of the privatization renovation and new build programs as applicable.  These buildings 
include: 
 
  Building Number   Number of Rooms 

55 3 
56     1 
58 1 
60     1 
62     1 

   111     4 
   1400     4 
   1416     4 
   1417     4 
   1418     4 
   1419     4 
   1420     4 
   1421     4 
   1422     4 
   1423     4 
   1424     4 
   1426     4 
   1427     4 
   1428     4 
   1429     4 
   1430     4 
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   1433     4 
   1434     4 
   1435     4 
   1436     4 

4   1437      
 Total    26     91 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Solicitation No.  13 of 69 



APPENDIX B 
LODGING FACILITIES BY INSTALLATION 

 
 

B - 2 Fort Rucker 
 

Fort Rucker 
Circa 1940’s 

South Western Alabama, Nearest City is Dothan, AL 
80 miles South East of Montgomery, AL 

 
 

 
  

 
Overview 
Fort Rucker is home to the 1st Aviation Brigade and is known as the Army Aviation Center.  The United States Army's 
Aviation Center trains military, civilian, and international personnel in aviation and leadership skills; develops the doctrine, 
training, leaders, organization, material, and soldiers for Army Aviation's war fighting requirements; manages available 
resources; and sustains a commitment to the well-being of our soldiers, civilians, retirees and families to meet the 
readiness needs of our Army and our Nation, now and in the future. 
 
The installation’s 2003 population is estimated to be 13,663. 
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Lodging  
The following tables indicate the historic operating levels achieved by on-post lodging facilities, those achieved by the 
local area private sector, and a history of the changes to Per Diem as directed by the General Services Administration. 
 
Private sector rates are expressed in calendar year dollars, on-post data is expressed in fiscal year terms ending 
September 30, and Per Diem is stated as of December of the then current year.  The private sector Smith Travel 
Research (STR) data is based on a competitive set of Mid-scale, Economy, and Independent hotels located within a 20-
mile radius of Fort Rucker.  The STR comp set includes 15 reporting hotels that offer 1,596 guestrooms. The total comp-
set hotel room census in the area is 2,148 guestrooms. 
 
 

Fort Rucker 
Average Daily Room Rate  

(ADR) Table 
Year  On-Post 

Lodging ADR 
(1) 

Percent 
Change 

Private Sector 
ADR (2) 

Percent 
Change 

Per Diem Room 
Rates (3) 

Percent 
Change 

1999       $16.90 - $44.60 - $50.00 -
2000       $18.99 12.4% $44.76 .4% $55.00 10%
2001       $23.54 23.9% $43.53 -2.7% $55.00 0%
2002       $21.84 -7.2% $45.26 4.0% $55.00 0%
2003       $27.88 27.6% - - $55.00 0%
CAGR 
1999-
2003 

       13.5% .5% (4) 2.4%

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research  
Note (3) As of December – Source: General Services Administration 
Note (4) CAGR is 1999-2002 – Source: Smith Travel Research, Feb. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 
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On-Post ADR includes the application of a Lodging Capital Assessment (LCA).  This fee was implemented in November 
1999 (FY2000) in order to accumulate capital for renovation and replacement of hotel facilities.   The LCA rate varies by 
room occupant type and is periodically adjusted to reflect additional capital needs.   
 
Army Lodging average room rates in 2002 were 39.7 percent of the market area’s rate of Per Diem and 48.3 percent of 
the private sector’s average daily room rate.  In 2003 the Army Lodging room rate rose to 50.7 percent of Per Diem.   The 
2004 Per Diem rate for the area is $55.00 
 

Fort Rucker 
Occupancy Table 

Year   Number
Of 

Avail. 
Rooms 

On-Post 
Lodging 

Occupancy 
(1) 

 

Room 
Nights 
Sold 
(1) 

Percent 
Change) 

Private 
Sector 

Occupancy 
(2) 

Room 
Nights 
Sold 
(2) 

Percent 
Change 

1999        635 79.3% 183,626 - 51.6% 402,499 -
2000        620 82.0% 186,260 1.4% 51.8% 404,222 .4%
2001        671 83.5% 204,566 9.8% 53.5% 418,779 3.6%
2002        664 87.1% 211,103 3.2% 56.3% 441,465 5.4%
2003      663 88.5% 213,185 1.0% - - -
CAGR  
1999-
2003 

1.0%       3.8% 2.3% (3)

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
Demand for on-post and market area private sector lodging facilities has increased during the recent past few years.   
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Fort Rucker 
RevPAR Table 

Year  On-Post
RevPAR (1) 

Percent  
Change 

Private Sector 
RevPAR (2) 

Percent 
Change 

1999     $13.39 - $23.02 -
2000     $15.58 16.3% $23.20 -0.7%
2001     $19.66 26.2% $23.30 -0.4%
2002     $19.03 -3.2% $25.48 9.4%
2003     $24.69 29.7% - -

CAGR 
1999-2003  16.5%   3.4% (3) 

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled By The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
Supportable Number Of Proposed Guestrooms 
The August 2003 3D/I report recommends the installation’s future supportable number of guestrooms and the resultant 
attainable stabilized occupancy level.  3D/I recommended that the Fort Rucker guestroom inventory be increased from 
663 rooms to 668 guestrooms.  The recommendation includes renovating eight existing buildings that offer 640 
guestrooms.  The recommendation also proposes the construction of a new 28-room hotel.  The budget for reaching the 
recommendation is: 
 
 Facility Type   Rooms  3D/I Budget   Cost Per Room 
 Renovation     640              $15,877,040  $  24,808 
 New Construction       28     $  3,474,685  $124,096 
  Total    668   $19,351,725  $  28,970 
 
Utilizing the Most Economically Efficient formulae, the supportable number of guestrooms became 668.  This measure 
compares the cost of having a vacant room to the incremental cost of lodging personnel off post.  The number of rooms 
required to meet this equilibrium is 659.  This strategy anticipates the accommodation of 88% of official travel demand. 
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In this case the average daily official travel room demand for the past three years is 613 with a range of 546 to 664 
occupied rooms nightly.  The demand for guestrooms is then adjusted to reflect the inventory of renovated guestrooms 
and the building configuration of the proposed new hotel.  Thus 3D/I recommended the number of supportable 
guestrooms to be 668. 
 
During 2002 Fort Rucker lodging facilities reported a $21.84 average daily room rate, occupancy of 87.1%, and RevPAR 
of $19.02.  The market segmentation accommodated by the installation’s existing guestrooms during 2002 was: 
 
  Market Segment    Percent  
  Temporary Duty (TDY)      90% 
  Permanent Change Of Station (PCS)      4% 
  Unofficial Travelers         6% 
  Total       100% 
 
In 2003 Fort Rucker reported occupancy of 88.5%, an ADR of $27.88, and a RevPAR of $24.69. 
 
Unofficial travel demand is not used in the calculation of recommended optimal room inventory, but may be used to 
backfill occupancy during low demand periods. 
 
Room Mix 
3D/I developed a recommendation for the types of guestrooms that would best meet the needs of travelers to Fort Rucker.  
The room mix recommendation includes:   
                         

Family Suites of 450 square feet: 
PCS is 4% of demand therefore Family Suites is 668 x 4% 
All PCS travelers are placed into Family Suites 

  Calculation: (668 x .04) = 27 rooms  
 
 Extended Stay Rooms of 300 square feet: 
  TDY contribution is 668 x.90% 

This number is then adjusted for stays of more than 14 days (86%)   Calculation: (668 x .9 x 
.86) = 517 rooms 
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 Standard Guestrooms of 300 square feet: 
= 668 total rooms -27 family suites - 517 extended stay rooms = 124 standard guestrooms.   

 
Actual guestroom mix is then adjusted to reflect renovated facility mix and the proposed building configuration of the new 
hotel to be built.  In this case the recommended mix becomes: 
          Recommendation: 
  Room Type    By Formulae   By Mix/Building 
  Standard Guestrooms  124        0 
  Extended Stay Rooms  517               640 
  Family Suites     27       28 
  Total Rooms    668      668 
 
All of the existing guestrooms proposed for renovation are extended stay guestrooms. 
 
Market Overview 
This market area has had a Per Diem of $55.00 from 2000 through 2004.  Projections of future attainable average daily 
room rates have been tested at 70 and 80 percent of 2004 Per Diem ($38.50 to $44.00).   
 
The private sector offers 2,148 rooms in the local market area.  In 2002, 15 private sector properties located within twenty 
miles of Fort Rucker reported to STR occupancy of 56.3%, an ADR of $45.26, and a RevPAR of $25.48. 
 
The 3D/I report projects the proposed 668-room Fort Rucker inventory to operate at a stabilized occupancy of 87 percent.  
Historically, the installation’s lodging demand cycle showed limited seasonality.  Lower occupancy levels do occur from 
October through January and a significant drop in occupancy occurs in December. 
 
Building Inventory Summary 
The 3D/I recommendation results in operating one new lodging facility and renovating guestrooms in eight other buildings. 
   

Facility  Number of Rooms  Notes: 
   
  New Hotel   28   58 Family Suites 
         Interior Corridor 

4-Story Hotel 
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         Will not be main hotel 
         Site needs demolition 
         25,967 sq. ft. - 927/rm 
 
  Building 125   38   All Ext. Stay Rooms 
         Built in 1987 
         2-Story  
         Exterior Corridor 
 
  Building 146   198   All Ext. Stay Rooms 
         Built in 1988 & ‘92 
         5-Story  
         Interior Corridor 
 
  Building 304   38   All Ext. Stay Rooms 
         Built in 1964 
         2-Story  
         Exterior Corridor 
 

Building 305   58   All Ext. Stay Rooms 
         Built in 1971 
         3-Story  
         Exterior Corridor 
 
  Building 308   194   All Ext. Stay Rooms 
         Built in 1969 
         5-Story  
         Interior Corridor 
 

Building 310   38   All Ext. Stay Rooms 
         Built in 1964 
         2-Story  
         Exterior Corridor 
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  Building 312   38   All Ext. Stay Rooms 
         Built in 1965 
         2-Story  
         Exterior Corridor 
 
  Building 314   38   All Ext. Stay Rooms 
         Built in 1965 
         2-Story  
         Exterior Corridor 
  Total    668 
 
Excess Army Lodging Buildings 
The 3D/I report stipulates that the cost of renovation exceeds 50% of replacement cost on several buildings that are 
currently used by Army Lodging.  These buildings will become excess to the privatization portfolio and will be returned to 
the installation upon completion of the privatization renovation and new build programs as applicable.  These buildings 
include: 
 
  Building Number   Number of Rooms 

202     1 
1204      

 Total    2     2 
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APPENDEX B 
LODGING FACILITIES BY INSTALLATION 

 
B - 3 Fort Leavenworth 

Fort Leavenworth 
Circa 1827 

North Eastern Kansas, Nearest Town is Leavenworth, KS 
30 miles North West of Kansas City, KS 

 

THE U.S. ARMY COMBINED ARMS CENTER AND FORT LEAVENWORTH 
 
FORT LEAVENWORTH, KANSAS 
Mission Statement 

 

The four mission areas of the Combined Arms Center (CAC) are Leader Development, Army Doctrine, Collective 
Training, and Battle Command.  
CAC has four major subordinate organizations to accomplish the tasks of these mission areas: The Command and 
General Staff College (CGSC), the Combined Arms Doctrine Directorate (CADD), the Combined Arms Center - 
Training (CAC-T), and the Training and Doctrine Command Program Integration Office - Battle Command (TPIO-
Battle Command). 
CGSC pursues leader development by educating and developing commissioned officers, warrant officers, 
noncommissioned officers and civilian leaders throughout the Army. CADD develops Army doctrine by 
researching, writing, coordinating and integrating doctrine for war fighting at all levels throughout the Army. CAC-T 
develops various training exercises for commanders and staffs from brigade to corps level in the exercise of Battle 
Command. TPIO-Battle Command accomplishes the mission of Battle Command by developing and 
experimenting with concepts, methods, procedures and means of Battle Command. 
Also located at Fort Leavenworth is the Garrison Command; the United States Disciplinary Barracks; the TRADOC 
Assistant Deputy Chief of Staff for Intelligence-Threats, which includes the Foreign Military Studies Office; and the 
Air Force Doctrine Center. 
Among the tenant units are: the U S Army Research Institute for the Behavioral and Social Sciences Leader
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Development Research Unit, the Headquarters of the 35th Infantry Division (Mechanized), the Headquarters of the 
TRADOC Analysis Center, the U.S. Army Force Management Support Agency, the Force Design Division, the 
Army National Guard Battle Command Training Center, the Army/ACE Registry Transcript Systems, and the Army 
Reserve's 2-383rd Training Support Battalion. 

 
The installation’s 2003 population is estimated to be 8,620. 
 
Lodging 
The following tables indicate the historic operating levels achieved by on-post Army Lodging facilities, those achieved by 
the local area private sector, and a history of the changes to Per Diem as directed by the General Services Administration. 
 
Private sector rates are expressed in calendar year dollars, on-post data is expressed in fiscal year terms ending 
September 30, and Per Diem is stated as of December of the then current year.  The private sector Smith Travel 
Research (STR) data is based on a competitive set of Mid-scale, Economy, and Independent hotels located within a 20-
mile radius of Fort Leavenworth.  The STR comp set includes 24 reporting hotels that offer 2,186 guestrooms. The total 
comp-set hotel room census in the area is 3,091 guestrooms. 
 

Fort Leavenworth 
Average Daily Room Rate (ADR) Table 

Year  On-Post 
Lodging 
ADR (1) 
  

Percent 
Change 

Private 
Sector 
ADR (2) 

Percent 
Change 

Per 
Diem 
Room 
Rates 

(3) 

Percent 
Change 

1999       $21.32 - $57.21 - $50.00 -
2000       $24.25 13.7% $58.00 1.4% $55.00 10%
2001       $33.76 39.2% $58.82 1.4% $55.00 0%
2002       $38.68 14.6% $57.99 -1.4% $55.00 0%
2003       $40.26 4.1% - - $55.00 0%
CAGR 
1999-
2003 

       15.9% .5% (4) 2.4%

 Solicitation No.  23 of 69 

http://www.leavenworth.army.mil/3bde75div/index.htm
http://www.trac.army.mil/
http://www.trac.army.mil/
https://www.usafmsardd.army.mil/home.cfm
http://www-bctc.army.mil/
http://aarts.army.mil/
http://www.leavenworth.army.mil/3bde75div/index.htm
http://www.leavenworth.army.mil/3bde75div/index.htm


Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: Smith Travel Research, Feb. 2003 
Note (3) As of December – Source: General Services Administration 
Note (4) CAGR is 1999-2002 – Source: Smith Travel Research, Feb. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang 
LaSalle 

 
On-post ADR includes the application of a Lodging Capital Assessment (LCA).  This fee was implemented in November 
1999 (FY 2000) in order to accumulate capital for renovation and replacement of hotel facilities.   The LCA rate varies by 
room occupant type and is periodically adjusted to reflect additional capital needs.   
 
Army Lodging average room rates in 2002 were 70.3 percent of the market area’s rate of Per Diem and 66.7 percent of 
the private sector’s average daily room rate.  In 2003 the Army Lodging room rate was 73.2 percent of Per Diem.  The 
2004 Per Diem rate is $55.00.  
 

Fort Leavenworth 
Occupancy Table 

Year   Number
Of 

Avail. 
Rooms 

On-Post 
Lodging 

Occupancy 
(1) 

 

Room 
Nights 
Sold 
(1) 

Percent 
Change) 

Private 
Sector 

Occupancy 
(2) 

Room 
Nights 
Sold 
(2) 

Percent 
Change 

1999        771 76.0% 213,786 - 60.6% 623,703 -
2000        769 73.3% 206,179 -3.6% 57.5% 626,702 0.5%
2001        774 70.2% 198,312 -3.9% 56.5% 620,933 -0.9%
2002        763 65.0% 180,988 -8.7% 55.3% 623,893 0.5%
2003      774 61.5% 173,603 -4.1% - - -
CAGR  
1999-
2003 

0.1%      -5.1% 0.01% 
(3) 

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
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Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 
 
On-post lodging facilities have experienced a decline in occupancy in recent years while the private sector hotels have 
exhibited no growth in demand.  During the past two years the decrease in demand is due in large part to overseas troop 
deployment. 
 

Fort Leavenworth 
RevPAR Table 

Year  On-Post
RevPAR (1) 

Percent  
Change 

Private Sector 
RevPAR (2) 

Percent 
Change 

1999     $16.20 - $34.66 -
2000 $17.77   9.7% $33.32 -3.9% 
2001     $23.70 33.4% $33.21 -0.3%
2002 $25.13   6.0% $32.07 -3.4% 
2003     $24.74 -1.6% - -

CAGR 
1999-2003  11.2%   -2.6% (3) 

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled By The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
Demand for on-post lodging has declined in recent years while demand in market area private sector lodging facilities has 
shown no growth.  As a result of increasing on-post ADRs, RevPAR on-post has registered positive growth.   Demand for 
on-post lodging facilities is anticipated to be sustainable at levels achieved in 2002 however, a reduced number of future 
guestroom inventory is in order. 
 
Supportable Number Of Proposed Guestrooms 
The August 2003 3D/I report recommends the installation’s future supportable number of guestrooms and the resultant 
attainable stabilized occupancy level.  3D/I recommended that the Fort Leavenworth guestroom inventory be reduced 
from 714 rooms to 647 guestrooms.  The recommendation includes renovating one existing building that offers 614 
guestrooms.  The recommendation also proposes the construction of a new 33-room hotel.  The budget for reaching the 
recommendation is: 
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 Facility Type   Rooms  3D/I Budget   Cost Per Room 
 Renovation     614   $20,763,120  $  33,816 

   New Construction       33 $  4,218,375  $127,830 
  Total    647   $24,981,495  $  38,611 
 
Utilizing the 80% of Official Demand Excluding Exodus Months formulae, the supportable number of guestrooms became 
646.  This strategy strives to accommodate 82% of official travel demand. 
 
In this case the average annual demand for the past five years has been nearly 200,000 rooms, an average of 641 
occupied rooms nightly.  This number is then adjusted to reflect the rooms available in renovated buildings and for the 
building configuration of the proposed new hotel.  Thus 3D/I recommended the number of supportable guestrooms to be 
647. 
 
During 2002 Fort Leavenworth’s lodging facilities reported a $38.68 average daily room rate and occupancy of 65%.  The 
market segmentation accommodated by the installation’s existing guestrooms during 2002 was: 
 
  Market Segment    Percent  
  Temporary Duty (TDY)     95% 
  Permanent Change Of Station (PCS)     3% 
  Unofficial Travelers        2% 
  Total      100% 
 
In 2003 Fort Leavenworth reported occupancy of 61.5%, an ADR of $40.26, and a RevPAR of $24.74. 
 
Unofficial travel demand is not used in the calculation of recommended optimal room inventory, but may be used to 
backfill occupancy during low demand periods. 
 
Room Mix 
3D/I developed a recommendation for the types of guestrooms that would best meet the needs of travelers to Fort 
Leavenworth.  The room mix recommendation includes: 
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Family Suites of 450 square feet: 
PCS is only 3% of demand therefore Family Suites is 647 x 3% 
This number is not adjusted for stays over 14 days (28%)     Calculation: (647 x .03) = 
19 rooms 

 
  Other room types:  647-19= 628  
 
 Extended Stay Rooms of 300 square feet: 

PCS contribution is accommodated in family suites as indicated above. 
 
  TDY contribution is 647 x.95% 

This number is then adjusted for stays of more than 14 days (77%)   Calculation: (647 x .95 x 
.77) = 473 rooms 

 
  Total extended stay rooms is 473 rooms 
 
 Standard Guestrooms of 300 square feet: 

= 647 total rooms -19 family suites - 473 extended stay rooms = 155 standard guestrooms.   
 
Actual guestroom mix is then adjusted to reflect the renovated facility mix and the proposed building configuration of the 
new hotel to be built.  In this case the recommended mix becomes: 
          Recommendation: 
  Room Type    By Formulae   By Mix/Building 
  Standard Guestrooms    155      142 
  Extended Stay Rooms    473      487 
  Family Suites       19        18 
  Total Rooms       647       647 
 
Market Overview 
This has been a $55.00 Per Diem market area since 2000.  Projections of future attainable average daily room rates have 
been tested at 75 to 80 percent of 2004 Per Diem ($41.25 to $44.00).  
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The STR comp set includes 24 reporting hotels that offer 2,186 guestrooms. The total comp-set hotel room census in the 
area is 3,091 guestrooms.  In 2002, these properties reported to STR an occupancy level of 55.3%, an ADR of $57.99, 
and a RevPAR of $32.07. 
 
The proposed 647-room Fort Leavenworth future guestroom inventory is projected to operate at a stabilized occupancy of 
81 percent.  The installation lodging facilities experience seasonality in that the months of June through August represent 
the peak demand period and the month of December exhibits a lower occupancy level. 
 
Building Inventory Summary 
The 3D/I recommendation results in operating in two buildings.  They would include: 
 
  Facility  Number of Rooms  Notes: 
  Building 695   614   Interior corridor 

3-story hotel 
Built 1987 

 
  New Hotel     33   18 Family Suites 
         15 Extended Stay Rooms. 
         Interior Corridor 

3-Story Hotel 
Adjacent to #695 

         Site requires no demo. 
         20,970 sq. ft. - 939/rm 
  Total    647 
  
Excess Army Lodging Buildings 
The 3D/I report stipulates that the cost of renovation exceeds 50% of replacement cost on several buildings that are 
currently used by Army Lodging.  These buildings will become excess to the privatization portfolio and will be returned to 
the installation upon completion of the privatization renovation and new build programs as applicable.  These buildings 
include: 
 
  Building Number   Number of Rooms 

3     6 
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22     9 
   43     23 

197     15 
213     16 
225     44 

   338     16 
   339     19 

12427      
    
 Total    9     160 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Solicitation No.  29 of 69 



APPENDIX B 
LODGING FACILITIES BY INSTALLATION 

 
B - 4 Fort Riley 
 

Fort Riley 
Circa 1853 

North Eastern Kansas, Nearest Town is Junction City, KS 
120 miles West of Kansas City, KS 

 

 
 
Overview 
Fort Riley's mission is to provide training, readiness, and deployment support for two Brigade Combat Teams, one 
Engineer Group and other Corps forces; serve as higher headquarters providing Training / Readiness Oversight, pre- and 
post-mobilization validation for three enhanced separate Brigades and other combat forces as assigned; provide planning, 
mobilization, validation and demobilization for Active Component (AC) and Reserve Component (RC) units and 
individuals; and provide a safe and secure environment and exemplary well-being for soldiers, civilians and their families. 
 
The 2003 base population is estimated to be 15,034. 
 
Lodging  
The following tables indicate the historic operating levels achieved by on-post lodging facilities, those achieved by the 
local area private sector, and a history of the changes to Per Diem as directed by the General Services Administration. 
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Private sector rates are expressed in calendar year dollars, on-post data is expressed in fiscal year terms ending 
September 30, and Per Diem is stated as of December of the then current year.  The private sector Smith Travel 
Research (STR) data is based on a competitive set of Mid-scale, Economy, and Independent hotels located within a 20-
mile radius of Fort Riley.  The STR comp set includes 14 reporting hotels that offer 1,249 guestrooms. The total comp-set 
hotel room census in the area is 1,523 guestrooms. 
 

Fort Riley 
Average Daily Room Rate (ADR) Table 

Year  On-Post 
Lodging 
ADR (1) 
  

Percent 
Change 

Private 
Sector 
ADR (2) 

Percent 
Change 

Per Diem 
Room 
Rates (3) 

Percent 
Change 

1999       $26.34 - $53.14 - $50.00 -
2000       $25.28 -4.0% $55.84 5.1% $55.00 10%
2001       $31.13 23.2% $57.13 2.3% $55.00 0%
2002       $31.97 2.7% $57.71 1.0% $55.00 0%
2003       $33.66 5.3% - - $55.00 0%
CAGR 
1999-
2003 

       7.1% 2.8% (4) 2.4%

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: Smith Travel Research, Feb. 2003 
Note (3) As of December – Source: General Services Administration 
Note (4) CAGR is 1999-2002 – Source: Smith Travel Research, Feb. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang 
LaSalle 

 
On-post ADR includes the application of a Lodging Capital Assessment (LCA).  This fee was implemented in November 
1999 (FY 2000) in order to accumulate capital for renovation and replacement of hotel facilities.   The LCA rate varies by 
room occupant type and is periodically adjusted to reflect additional capital needs.   
 
Army Lodging average room rate in 2002 was 58.1 percent of the market area’s rate of Per Diem and 55.4 percent of the 
private sector’s average daily room rate.  In 2003 the Army Lodging rate was 61.2 percent of Per Diem.  The 2004 Per 
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Diem rate is $55.00.  This rate is being appealed and is currently under review by GSA.  The rate is likely to be raised in 
2005.  
 

Fort Riley 
Occupancy Table 

Year   Number
Of 

Avail. 
Rooms 

On-Post 
Lodging 

Occupancy 
(1) 

 

Room 
Nights 
Sold 
(1) 

Percent 
Change)

Private 
Sector 

Occupancy 
(2) 

Room 
Nights 
Sold 
(2) 

Percent 
Change 

1999        157 79.5% 45,549 - 58.4% 303,330 -
2000       144 72.9% 38,495 -15.5% 57.2% 311,463 2.7%
2001       148 79.5% 43,031 11.8% 56.7% 315,215 1.2%
2002        147 77.8% 41,750 -3.0% 56.1% 312,122 -1.0%
2003    110 83.7% 33,578 -19.6% - - - 
CAGR  
1999-
2003 

-8.5%       -7.3% 1.0% (3)

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
On-Post lodging facilities have experienced a decline in occupancy in recent years while the private sector hotels have 
exhibited little growth in demand.  During the past two years the decrease in demand is due in large part to overseas troop 
deployment. 
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Fort Riley 
RevPAR Table 

Year  On-Post
RevPAR (1) 

Percent  
Change 

Private Sector 
RevPAR (2) 

Percent 
Change 

1999     $20.94 - $31.06 -
2000     $18.43 -12.% $31.96 2.9%
2001     $24.74 34.2% $32.39 1.4%
2002     $24.88 0.6% $32.41 .1%
2003     $28.17 13.2% - -

CAGR 
1999-2003  8.5%   1.4% (3) 

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled By The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
Demand for on-post lodging has declined in 2003 while demand in market area private sector lodging facilities has shown 
no growth.  As a result of increasing on-post ADRs, RevPAR on-post has registered positive growth.   Demand for on-post 
lodging facilities is anticipated to be sustainable at levels achieved in 2002 however; a reduced future guestroom 
inventory is in order. 
 
Supportable Number Of Proposed Guestrooms 
The August 2003 3D/I report recommends the installation’s future supportable number of guestrooms and the resultant 
attainable stabilized occupancy level.  3D/I recommended 114 guestrooms for Fort Riley.  The recommendation proposes 
the construction of a new 114-room hotel.  The budget for reaching the recommendation is: 
 
 Facility Type   Rooms  3D/I Budget   Cost Per Room 
 Renovation       0         $0        $0 

  New Construction     114 $14,682,420  $128,793  
  Total    114   $14,682,420  $128,793 
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Utilizing the Most Economically Efficient criterion, the supportable number of guestrooms became 114.  This measure 
compares the cost of having a vacant room to the incremental cost of lodging personnel off post.  The number of rooms 
required to meet this equilibrium is 109.  This strategy anticipates the accommodation of 67% of official travel demand. 
 
In this case the average daily official travel room demand for the past three years is 96 occupied rooms nightly.  The two 
approaches to determining the number of supportable rooms are then adjusted to reflect the rooms required for the 
building configuration of the proposed new hotel.  Thus 3D/I recommended the number of supportable guestrooms to be 
114. 
 
Fort Riley’s existing guestrooms reported a $31.97 average daily room rate, occupancy of 77.8%, and a RevPAR of 
$24.87 for 2002.  The market segmentation accommodated by the installation’s existing guestrooms during 2002 was: 
 
  Market Segment    Percent  
  Temporary Duty (TDY)      33% 
  Permanent Change Of Station (PCS)    44% 
  Unofficial Travelers       23% 
  Total       100% 
 
In 2003 Fort Riley reported occupancy of 83.7%, an ADR of $33.66, and a RevPAR of $28.17. 
 
Unofficial travel demand is not used in the calculation of recommended optimal room inventory, but may be used to 
backfill occupancy during low demand periods. 
 
Room Mix 
3D/I developed a recommendation for the types of guestrooms that would best meet the needs of travelers to Fort Riley.  
The room mix recommendation includes: 
  

Family Suites of 450 square feet: 
PCS is 44% of demand therefore Family Suites is 130 x 44% 
All PCS travel is placed in Family Suites 

  Calculation: (114 x .44) = 50 rooms 
 
  Other room types:  114-50 = 64  
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 Extended Stay Rooms of 300 square feet: 

TDY contribution is 114 x.33% 
This number is then adjusted for stays of more than 14 days (26%)   Calculation: (114 x .33 x 

.26) = 10 rooms 
 
  Total extended stay rooms is 10 rooms 
 
 Standard Guestrooms of 300 square feet: 

= 114 total rooms - 50 family suites -10 extended stay rooms = 54 standard guestrooms.   
 
Actual guestroom mix is then adjusted to reflect renovated facility mix and the proposed building configuration of the new 
hotel to be built.  In this case the recommended mix becomes: 
          Recommendation: 
  Room Type    By Formulae   By Mix/Building 
  Standard Guestrooms    54      41 
  Extended Stay Rooms    10      15 
  Family Suites     50      58 
  Total Rooms    114     114 
 
Market Overview 
This has been a $55.00 Per Diem market area from 2000 through 2004.  Projections of future attainable average daily 
room rates have been tested at 70 to 80 percent of 2004 Per Diem ($41.25 to $44.00).   
 
The private sector offers 1,503 rooms in the local market area.  In 2002, 14 properties reported to STR an occupancy 
level of 56.1%, an ADR of $57.71, and a RevPAR of $32.41. 
 
The 114-room Fort Riley hotel is projected to operate at a stabilized occupancy of 85 percent.  There is seasonality to the 
demand cycle with the period June through August being the peak demand period.  The month of December is the lowest 
demand period. 
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Building Inventory Summary 
The 3D/I recommendation results in operating one new lodging facility.   
 
  Facility  Number of Rooms  Notes: 
   
  New Hotel   114   41 Standard rooms 
         15 Extended stay rooms 

58 Family Suites 
         Interior Corridor 

2 & 3-Story Hotel 
         Will be main hotel 
         Site requires no demo. 
         80,477 sq. ft. - 706/rm 
Excess Army Lodging Buildings 
The 3D/I report stipulates that the cost of renovation exceeds 50% of replacement cost on several buildings that are 
currently used by Army Lodging.  These buildings will become excess to the privatization portfolio and will be returned to 
the installation upon completion of the privatization renovation and new build programs as applicable.  These buildings 
include: 
 
  Building Number   Number of Rooms 

28     1 
45     11 

   170     8 
470     5 
471     4 
510     7 

   541     37 
542 30 
620     12 
621 12 

305309      
    
 Total    11     157 

 Solicitation No.  36 of 69 



 
APPENDIX B 

LODGING FACILITIES BY INSTALLATION 
 

B - 5 Fort Polk 
 

Fort Polk 
West Central Louisiana, Nearest City is Alexandria, LA 

140 miles North West of Baton Rouge, LA 
Established in 1941 

 

 
Overview  
On March 12, 1993, Fort Polk officially became the home of the Joint Readiness Training Center, which was relocated 
from Little Rock Air Force Base and Fort Chaffee, Arkansas. 
 
Fort Polk is also home to other units with varied military missions. The 2nd Armored Cavalry Regiment is affiliated with the 
XVIII Airborne Corps and has a quick deployment mission. The Warrior Brigade contains several units with early 
deploying wartime missions. Medical, dental and military police commands are also assigned to the post.   
 
The 2003 base population is estimated to be 21,143. 
 
Lodging  
The following tables indicate the historic operating levels achieved by on-post lodging facilities, those achieved by the 
local area private sector, and a history of the changes to Per Diem as directed by the General Services Administration. 
 
Private sector rates are expressed in calendar year dollars, on-post data is expressed in fiscal year terms ending 
September 30, and Per Diem is stated as of December of the then current year.  The private sector Smith Travel 
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Research (STR) data is based on a competitive set of Mid-scale, Economy, and Independent hotels located within a 30-
mile radius of Fort Polk.  The STR comp set identified 490 guestrooms within the stipulated radius however, only one 
hotel reported data.  As a result, the STR data is insufficient for use at this location. 
 
Fort Polk is unique in that they report bed spaces instead of rooms.  Therefore in the tables below references to average 
daily rate, available rooms, and occupancy refer to bedspaces. 
 

Fort Polk 
Average Daily Room (BED) Rate (ADR) Table 

Year  On Post 
Lodging 
ADR (1) 
  

Percent 
Change 

Private 
Sector 
ADR (2) 

Percent 
Change 

Per Diem 
Room 
Rates (3) 

Percent 
Change 

1999       N/A - N/A N/A $50.00 -
2000       $13.81 - N/A N/A $55.00 10%
2001       $17.08 23.7% N/A N/A $55.00 0%
2002       $20.83 21.9% N/A N/A $55.00 0%
2003       $24.52 17.7% - - $55.00 0%
CAGR 
1999-
2003 

      21.1% N/A 2.4%

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – STR Insufficient number of contributors 
Note (3) As of December – Source: General Services Administration 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang 
LaSalle 

 
On-post ADR includes the application of a Lodging Capital Assessment (LCA).  This fee was implemented in November 
1999 (FY 2000) order to accumulate capital for renovation and replacement of hotel facilities.   The LCA rate varies by 
room occupant type and is periodically adjusted to reflect additional capital needs. 
 
The installation’s ADR is low and is a direct result of including the Warrior’s Keep facilities in the inventory of Army 
Lodging facilities.   Warrior’s Keep is comprised of three masonry brick buildings with 248 rooms (408 bed spaces) and 
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central baths.  Army Lodging is reporting each bed space as if it were a guestroom.  The future reporting of bed spaces in 
lieu of guestrooms is discouraged. 
 
The 2004 Per Diem rate is $55.00.  
 

Fort Polk 
Occupancy Table 

Year   Number
Of 

Avail. 
Rooms 
(BEDS) 

On Post 
Lodging 

Occupancy 
(1) 

 

Room 
(BED) 
Nights 
Sold 
(1) 

Percent 
Change) 

Private 
Sector 

Occupancy 
(2) 

Room 
Nights 
Sold 
(2) 

Percent 
Change 

1999        N/A N/A N/A - N/A N/A N/A
2000        403 71.2% 104,742 - N/A N/A N/A
2001        451 75.5% 124,317 18.7% N/A N/A N/A
2002        686 (3) 51.1% 128,033 3.0% N/A N/A N/A
2003       689 44.8% 112,674 -12.0% - - -
CAGR  
1999-
2003 

19.6%       2.5% N/A

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - STR Insufficient Number of Contributors  
Note (3) Warrior’s Keep bed spaces added to the inventory of guestrooms. 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
Demand for on-post lodging facilities has relatively constant during the past years.  Demand for on-post lodging facilities is 
anticipated to be sustainable at levels achieved in 2001 and 2002. 
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Fort Polk 
RevPAR Table 

Year  On-Post
RevPAR (BED) 

(1) 

Percent  
Change 

Private Sector 
RevPAR (2) 

Percent 
Change 

1999     N/A - N/A N/A
2000      $9.83 - N/A N/A
2001     $12.90 31.2% N/A N/A
2002     $10.65 -17.4% N/A N/A
2003     $10.99 3.2% - -

CAGR 
1999-2003      3.8% N/A

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Compiled By The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
Supportable Number Of Proposed Guestrooms 
The August 2003 3D/I report recommends the installation’s future supportable number of guestrooms and the resultant 
attainable stabilized occupancy level.  3D/I recommended that the Fort Polk guestroom inventory to be 342 guestrooms 
and declare Warrior’s Keep as excess. The recommendation includes renovating one existing building that offers 70 
guestrooms.  The recommendation also proposes the construction of a new 272-room hotel.  The budget for reaching the 
recommendation is: 
 
 Facility Type   Rooms  3D/I Budget   Cost Per Room 
 Renovation     70                $  1,543,205  $  22,046 
 New Construction    272   $26,324,985  $124,096 
  Total   342   $27,868,190  $  81,486 
 
Fort Polk lodging demand can be segmented into two parts: JRTC exercise participants and demand from all other official 
travelers.  JRTC has historically been accommodated in Warrior’s Keep facilities.  JRTC demand has been included in the 
analysis to determine the number of guestrooms best suited for Fort Polk. 
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Utilizing the 80% of Official Demand criterion, the supportable number of guestrooms was determined to be 342 rooms.  
This strategy anticipates the accommodation of 80% of official travel demand and the average occupancy is projected to 
be 83%.  
 
Fort Polk’s lodging facilities reported a $20.83 average daily room rate and occupancy of 51.1% for 2002.  The market 
segmentation accommodated by the installation’s existing facilities was: 
 
  Market Segment    Percent  
  Temporary Duty (TDY)      79% 
  Permanent Change Of Station (PCS)    19% 
  Unofficial Travelers         2% 
  Total        100% 
 
In 2003 Fort Polk reported occupancy of 44.8%, an ADR of $24.52, and a RevPAR of $10.99 (based on bedspaces). 
 
Unofficial travel demand is not used in the calculation of recommended optimal room inventory, but may be used to 
backfill occupancy during low demand periods. 
 
Room Mix 
3D/I developed a recommendation for the types of guestrooms that would best meet the needs of travelers to Fort Polk.  
The room mix recommendation includes: 
 
 Family Suites of 450 square feet: 

PCS is 19% of demand therefore Family Suites is 342 x 19% 
Demand staying more than 14 days is 40% 

  Calculation: (342 x .19 x .40) = 26 rooms  
 
 Extended Stay Rooms of 300 square feet: 

The balance of PCS demand (60%) that stays less than 14 days is placed in this category. 
Calculation: (342 x .19 x .60) = 39 rooms 

 
TDY demand contribution is 342 x.79% 
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This number is then adjusted for stays of more than 14 days (66%)   Calculation: (342 x .79 x 
.66) = 178 rooms 

   
  Total extended stay rooms (39+178) is 217 rooms 
 
 Standard Guestrooms of 300 square feet: 

= 342 total rooms - 26 family suites - 217 extended stay rooms = 99 standard guestrooms.   
 
Actual guestroom mix is then adjusted to reflect renovated facility mix and the proposed building configuration of the new 
hotel to be built.  In this case the recommended mix becomes: 

        Recommendation: 
Room Type             By Formulae   By Mix/Building 

  Standard Guestrooms    99      68 
  Extended Stay Rooms  217              181 
  Family Suites     26      93 
  Total Rooms    342    342 
 
The recommended guestroom mix appears to be a departure from previously applied formulae. 
 
Market Overview 
This has been a $55.00 Per Diem market area from 2000 through 2004.  Projections of future attainable average daily 
room rates have been tested at 70 to 80 percent of Per Diem ($41.25 to $44.00).  The private sector offers about 490 
rooms within a 30-mile radius of Fort Polk.  In 2002, only one of the comp set hotels located within the radius reported to 
STR.  As a result, no occupancy, room rate, or RevPAR data is available for the private sector. 
 
The 3D/I report projects a stabilized occupancy level of 83 percent for the proposed 342-room Fort Polk inventory.  
Seasonality is not an issue, however on a monthly basis, occupancy will have a variance from 65% in December to 90% 
during the remaining months of the year.  
 
Building Inventory Summary 
The 3D/I recommendation results in operating one new lodging facility and renovating guestrooms in one existing building. 
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Facility  Number of Rooms  Notes: 
   
  New Hotel   272   68 Family Suites 
         111 Ext. Stay Rms. 
         93 Standard Rooms 
         Interior Corridor 

4-Story Hotel 
         Will be main hotel 
         No site demolition 
         158,476 sq. ft -583/rm 
 
  Building 522   70   All Ext. Stay Rooms 
         Built in 1988 

Rec. Pub. Area Reno. 
         2-Story  
 
         Exterior Corridor 
Excess Army Lodging Buildings 
The 3D/I report stipulates that the cost of renovation exceeds 50% of replacement cost on several buildings that are 
currently used by Army Lodging.  These buildings will become excess to the privatization portfolio and will be returned to 
the installation upon completion of the privatization renovation and new build programs as applicable.  These buildings 
include: 
 
  Building Number   Number of Rooms 

T-8     1 
   T-9     1 

T-10     1 
T-11     1 
T-12     1 
T-15     1 

   T-17     1 
   T-18     1 
   331     28 
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   332     32 
   426     1 
   5802     4 
   5804     4 
   5806     5 
   5608     5 
   5810     4 
   5812     4 
   5814     5 
   5816     4 
   5818     4 
   5820     4 
   5822     4 
   5824     5 
   5826     4 
   5828     4 

55830      
 

 Total    26     134 
 
 
 

Warrior’s Keep   248 Rooms 
  Building 522      70 Rooms   
  New Hotel    132 Rooms 
       450 Rooms  
 
The new hotel would be an extended stay facility with emphasis on family suites and DVQs.  The inventory could possibly 
achieve a stabilized occupancy of 78-82 percent at an average room rate of approximately  $41.00 to $43.00.   
 
Due to the uncertainty of future evolving events the Army makes no representations as to the future operating levels that 
may be achieved. 
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Vendor is to operate the existing portfolio commencing October 25, 2005.  The renovation and new build projects should 
commence as soon as practical.    
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Solicitation No.  45 of 69 



APPENDIX B 
LODGING FACILITIES BY INSTALLATION 

 
 

B - 6 Fort Hood 
 

Fort Hood 
Circa 1940’s 

Central Texas, Nearest Town is Killeen, TX 
60 miles North of Austin, TX 

 
 

 
 
 
Overview 
Fort Hood is the largest active duty armored installation in the United States, and is the only installation in the US that is 
capable of supporting two full armored divisions.  In addition to the 1st Calvary Division and the 4th Infantry Division, Fort 
Hood is also home to the Headquarters Command III Corps, 3rd Personnel Group, 3rd Signal Brigade, 13th Corps Support 
Command, 13th Finance Group, 89th Military Police Brigade, 504th Military Intelligence Brigade, and the 21st Calvary 
Brigade, the Dental Activity, the Medical Support Activity, Army Operational Test Command, and various other units and 
tenant organizations.   
 
The 2003 base population is estimated to be 51,326. 
 
Lodging  
The following tables indicate the historic operating levels achieved by on-post lodging facilities, those achieved by the 
local area private sector, and a history of the changes to Per Diem as directed by the General Services Administration. 
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Private sector rates are expressed in calendar year dollars, on-post data is expressed in fiscal year terms ending 
September 30, and Per Diem is stated as of December of the then current year.  The private sector Smith Travel 
Research (STR) data is based on a competitive set of Mid-scale, Economy, and Independent hotels located within a 20-
mile radius of Fort Hood.  The STR comp set includes 14 reporting hotels that offer 1,249 guestrooms. The total comp-set 
hotel room census in the area is 1,727 guestrooms. 
 

Fort Hood 
Average Daily Room Rate (ADR) Table 

Year  On-Post 
Lodging 
ADR (1) 
  

Percent 
Change 

Private 
Sector 
ADR (2) 

Percent 
Change 

Per 
Diem 
Room 
Rates 
(3) 

Percent 
Change 

1999       $27.35 - $50.00 - $50.00 -
2000       $28.70 4.9% $52.85 5.7% $55.00 10%
2001       $36.07 25.7% $54.79 3.7% $55.00 0%
2002       $32.74 -9.2% $54.75 -0.1% $55.00 0%
2003       $34.44  5.2% - - $55.00 0%
CAGR 
1999-
2003 

      6.2% 2.3% (4) 2.4%

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: Smith Travel Research, Feb. 2003 
Note (3) As of December – Source: General Services Administration 
Note (4) CAGR is 1999-2002 – Source: Smith Travel Research, Feb. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang 
LaSalle 

 
Army Lodging average room rates in 2002 were 59.5 percent of the market area’s rate of Per Diem climbing to 62.6.7 
percent in 2003. The Army lodging room rate was 59.8 percent of the private sector’s average daily room rate in 2002.   
The 2004 Per Diem will be $55.00.  This rate is being appealed and is currently being reviewed by GSA.  The rate is likely 
to be raised in 2005.  
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On-post ADR includes the application of a Lodging Capital Assessment (LCA).  This fee was implemented in November 
1999 in order to accumulate capital for renovation and replacement of hotel facilities.   The LCA rate varies by room 
occupant type and is periodically adjusted to reflect additional capital needs.   
 

Fort Hood 
Occupancy Table 

Year   Number
Of 

Avail. 
Rooms 

On-Post 
Lodging 

Occupancy 
(1) 

 

Room 
Nights 
Sold 
(1) 

Percent 
Change) 

Private 
Sector 

Occupancy 
(2) 

Room 
Nights 
Sold 
(2) 

Percent 
Change 

1999        471 57.5% 98,804 - 50.6% 271,127 -
2000        432 64.3% 101,759 3.0% 59.5% 335,413 23.7%
2001        454 77.3% 127,927 25.7% 53.5% 320,463 -4.5%
2002        453 84.2% 139,236 8.8% 55.9% 344,837 7.6%
2003      469 80.7% 138,116 -0.8% - - -
CAGR  
1999-
2003 

-0.1%       8.7% 6.2% (3)

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
On-post lodging facilities have experienced increased occupancy in recent years while the private sector hotels have also 
exhibited growth in demand.  
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Fort Hood 
RevPAR Table 

Year  On-Post
RevPAR (1) 

Percent  
Change 

Private Sector 
RevPAR (2) 

Percent 
Change 

1999     $15.72 - $25.29 -
2000     $18.45 17.4% $31.43 24.3%
2001     $27.87 51.1% $29.33 -6.7%
2002     $27.56 -1.1% $30.60 4.3%
2003     $27.79 .8% - -

CAGR 
1999-2003      15.3% 4.9%

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled By The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
RevPAR for on-post and market area private sector lodging facilities has increased during the recent past few years.  
 
Supportable Number Of Proposed Guestrooms 
The August 2003 3D/I report recommends the installation’s future supportable number of guestrooms and the resultant 
attainable stabilized occupancy level.  3D/I recommended that the Fort Hood guestroom inventory be reduced to 434 
guestrooms.  The recommendation includes renovating two existing buildings that offer 348 guestrooms.  The 
recommendation also proposes the construction of a new 86-room hotel.  The budget for reaching the recommendation is: 
 
 Facility Type   Rooms  3D/I Budget   Cost Per Room 
 Renovation   348   $4,661,650  $  13,396 

   New Construction     86 $9,041,385  $105,132 
  Total  434           $13,703,035  $   31,574 
 
Utilizing the Core Lodging Requirement formulae, the supportable number of guestrooms became 432, generating an 
occupancy level of 75%.  This occupancy level assumes minimum occupancy on the weekends and an expected 
occupancy of 90 to 95% when exercises are occurring.  This strategy strives to accommodate 80% of official travel 
demand. 
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In this case, the average annual official traveler’s demand for the past three out of four years was 125,000 rooms and 
grew to 139,000 room nights in 2002.    This number is then adjusted to reflect the rooms available in renovated buildings 
and for the building configuration of the proposed new hotel.  Thus 3D/I recommended the number of supportable 
guestrooms to be 434. 
 
Fort Hood lodging facilities reported a $32.74 average daily room rate, a 84.2% occupancy, and a $27.57 RevPAR during 
2002.  The market segmentation accommodated by the installation’s existing 664 guestrooms during 2002 was: 
 
  Market Segment    Percent  
  Temporary Duty (TDY)     43% 
  Permanent Change Of Station (PCS)        47% 
  Unofficial Travelers      10% 
  Total      100% 
 
In 2003 Fort Hood reported occupancy of 80.7%, an ADR of $34.44, and a RevPAR of $27.79. 
 
Unofficial travel demand is not used in the calculation of recommended optimal room inventory, but may be used to 
backfill occupancy during low demand periods. 
 
Room Mix 
3D/I developed a recommendation for the types of guestrooms that would best meet the needs of travelers to Fort Hood.  
The room mix recommendation includes: 
 
 Family Suites of 450 square feet: 

PCS is 47% of demand therefore Family Suites is 434 x 47% 
This number is then adjusted for stays over 14 days (72.9%)   Calculation: (434 x .47 x .729) = 149 
rooms 

 
  Other room types:  434-149 = 285  
 
 Extended Stay Rooms of 300 square feet: 
  PCS contribution is 434 x 47% 
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This number is then adjusted for stays of 14 days or less (27.1%)   Calculation: (434 x .47 x .271) = 55 
rooms 

 
  TDY contribution is 434x.43.4% 

This number is then adjusted for stays of more than 14 days (53.5%) Calculation: (434 x .434 x .535) = 
101 rooms 

 
  Total extended stay rooms (55+101) is 156 rooms 
 
 Standard Guestrooms of 300 square feet: 

= 434 total rooms -149 family suites -156 extended stay rooms = 129 standard guestrooms.   
 
Actual guestroom mix is then adjusted to reflect renovated facility mix and the proposed building configuration of the new 
hotel to be built.  In this case the recommended mix becomes: 
         Recommendation: 

Room Type      By Formulae  By Mix/Building 
Standard Guestrooms  129    133 
Extended Stay Rooms  156    153 

48Family Suites   149    1  
Total Rooms    434    434 

 
Market Overview 
This has been a $55.00 Per Diem market area from 2000 through 2004.  Projections of future attainable average daily 
room rates have been tested at 70 to 80 percent of 2004 Per Diem ($41.25 to $44.00).   
 
The private sector offers 1,727 rooms in the local market area.  In 2002, 14 properties reported to STR an aggregate 
occupancy of 55.9%, an ADR of $54.75, and a RevPAR of $30.60. 
 
The 3 D/I report projects a 75 percent stabilized operating level for the proposed 434-room inventory.  There are no 
seasonal demand periods however; there may be one to three weeks between scheduled exercises when occupancy may 
drop to below 50%. Peak period training demand will overflow to the local market and alternatively, unofficial travel may 
be used to backfill occupancy. 
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Building Inventory Summary 
The 3D/I recommendation results in three separate buildings to comprise the inventory.  They include: 
 

Facility  Number of Rooms  Notes: 
  Building 111   75   Exterior corridor 

2-story hotel 
Built 1972 

 
  Building 36006  273   Main facility 
         Interior Corridor 
         5-story hotel 
         Built 1968 
         Recent $5 M Renov. 
 
  New Hotel   86   All Family Suites 
         Interior Corridor 

3-Story Hotel   Limited BOH 
         Limited Public Area 
         1 Mile to Main Hotel 
         Site requires no demo. 
         62,706 sq. ft. - 729/rm 
 
Excess Army Lodging Buildings 
The 3D/I report stipulates that the cost of renovation exceeds 50% of replacement cost on several buildings that are 
currently used by Army Lodging.  These buildings will become excess to the privatization portfolio and will be returned to 
the installation upon completion of the privatization renovation and new build programs as applicable.  These buildings 
include: 
 
  Building Number   Number of Rooms 

5786     29 
   5788     29 
   5790     30 

5792     30 
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6827     1 
16729      

    
 Total    6     120 
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APPENDIX B 
LODGING FACILITIES BY INSTALLATION 

 
 

B - 7 Fort Sam Houston 
 
 

 
  

 
Sam Houston 

South Central Texas, Nearest City is San Antonio, TX 
The Eastern Edge of San Antonio, TX 

Established in 1845 
 
Overview 
The primary mission at Fort Sam Houston is medical training and support.  The installation is the home of the HQ U.S. 5th 
Army, U.S. Army 5th Recruiting Brigade, Brooks Army Medical Center, Institute of Surgical Research, U.S. Army Medical 
Department Center and School, U.S. Army Center Brigade, and U. S. Army Medical Command.  The 2003 base 
population is estimated to be 24,044. 
 
Headquarters of the U.S. Army South recently moved from Fort Buchanan to Fort Sam Houston.  Training activities from 
this command will commence in late 2003, but have not been included in the determination of the installation’s required 
number of future supportable guestrooms. 
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Lodging  
The following tables indicate the historic operating levels achieved by on-post lodging facilities, those achieved by the 
local area private sector, and a history of the changes to Per Diem as directed by the General Services Administration. 
 
Private sector rates are expressed in calendar year dollars, on-post data is expressed in fiscal year terms ending 
September 30, and Per Diem is stated as of December of the then current year.  The private sector Smith Travel 
Research (STR) data is based on a competitive set of Mid-scale, Economy, and Independent hotels located within a 20-
mile radius of Fort Sam Houston.  The STR comp set includes 111 reporting hotels that offer 8,038 guestrooms. The total 
comp-set hotel room census in the area is 18,599 guestrooms. 
 

Fort Sam Houston 
Average Daily Room Rate (ADR) Table 

Year  On-Post 
Lodging 
ADR (1) 

Percent 
Change 

Private Sector 
ADR (2) 

Percent 
Change 

Per Diem Room 
Rates (3) 

Percent 
Change 

1999 $29.47      - $61.30 - $91.00 -
2000       $25.26 -14.3% $62.06 1.2% $91.00 0%
2001 $30.21   19.6% $63.73 2.7% $91.00 0% 
2002       $35.03  -12.5% $64.48 1.2% $91.00 0%
2003 $34.34   -2.0% - - $91.00 0% 
CAGR 
1999-
2003 

       4.2% 1.7% (4) 0%

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research  
Note (3) As of December – Source: General Services Administration 
Note (4) CAGR is 1999-2002 – Source: Smith Travel Research, Feb. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
On-Post ADR includes the application of a Lodging Capital Assessment (LCA).  This fee was implemented in November 
1999 (FY 2000) in order to accumulate capital for renovation and replacement of hotel facilities.   The LCA rate varies by 
room occupant type and is periodically adjusted to reflect additional capital needs.   
 

 Solicitation No.  55 of 69 



Army Lodging average room rate in 2002 was 38.5 percent of the market area’s rate of Per Diem and 54.3 percent of the 
private sector’s average daily room rate.  In 2003 the Army Lodging room rate fell to 37.7 percent of Per Diem.  The 2004 
area Per diem rate is $91.00.  
 

Fort Sam Houston 
Occupancy Table 

Year  Number
Of 

Avail. 
Rooms 

On Post 
Lodging 

Occupancy 
(1) 

 

Room 
Nights 
Sold 
(1) 

Percent 
Change)

Private 
Sector 

Occupancy 
(2) 

Room 
Nights 
Sold 
(2) 

Percent 
Change 

1999      822 68.0% 204,088 - 60.8% 3,745,666 -
2000      823 66.5% 199,790 -2.1% 61.2% 3,833,767 2.4%
2001      771 71.5% 201,074 .6% 59.0% 3,751,548 -2.1%
2002      685 77.4% 193,496 -3.8% 59.0% 3,904,719 4.1%
2003     681 79.2% 196,743 1.7% - - -
CAGR  
1999-
2003 

-4.6%       -0.9% 1.4% (3)

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
With the exception of 2001, on-post lodging facilities experienced a stable level of room nights sold while the private 
sector hotels have exhibited a modest growth in demand.   
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Fort Sam Houston  
RevPAR Table 

Year  On-Post
RevPAR (1) 

Percent  
Change 

Private Sector 
RevPAR (2) 

Percent 
Change 

1999     $20.03 - $37.25 -
2000     $16.80 -16.2% $37.99 2.0%
2001     $21.59  28.5% $37.61 -1.0%
2002 $27.11    25.6% $38.07 1.2% 
2003 $27.19    0.3% - - 

CAGR 
1999-2003  7.9%   0.6% (3) 

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled By The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
Demand for on-post lodging has declined in 2003 while demand in market area private sector lodging facilities has shown 
little growth.  As a result of increasing on-post ADRs, RevPAR on-post has registered positive growth.   Demand for on-
post lodging facilities is anticipated to be sustainable at levels achieved in 2002 however; a slight increase to the number 
of future guestrooms has been recommended. 
 
Supportable Number Of Proposed Guestrooms 
The August 2003 3D/I report recommends the installation’s future supportable number of guestrooms and the resultant 
attainable stabilized occupancy level.  3D/I recommended that the Fort Sam Houston guestroom inventory be increased to 
720 guestrooms.  The recommendation includes renovating one existing building that offers 150 guestrooms.  The 
recommendation also proposes the construction of a new 570-room hotel.  The budget for reaching the recommendation 
is: 
 
 Facility Type   Rooms  3D/I Budget   Cost Per Room 
 Renovation    150                   $     952,245  $  6,348 
 New Construction    570    $44,144,260  $77,446 
  Total   720     $45,096,505  $62,634 
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Fort Sam Houston is the “schoolhouse” and “think tank” of the Army Medical Department.  Its Academy of Health 
Sciences is, in student numbers, one of the world’s largest health care training institutions.  Approximately 31,000 resident 
students annually take courses lasting two weeks or more in over 140 various programs.  All Army healthcare 
professionals go through their basic and advanced training at Fort Sam Houston.  The training mission is the main driver 
of lodging demand. 
 
Utilizing the Most Economically Efficient criterion, the supportable number of guestrooms became 720.  This measure 
compares the cost of having a vacant room to the incremental cost of lodging personnel off post.  The number of rooms 
required to meet this equilibrium is 718.  This strategy anticipates the accommodation of 88% of official travel demand and 
is projected to attain a stabilized occupancy level of 83%. 
 
Official demand is lodged on post, and at area Lodging Success Program (LSP) participating hotels.  There is significant 
group meeting guest demand that is generated by Fort Sam Houston that cannot be accommodated by on-post limited 
service lodging facilities. The demand for guestrooms is then adjusted to reflect the inventory of renovated guestrooms 
and the building configuration of the proposed new hotel.  Thus 3D/I recommended the number of supportable 
guestrooms to be 720. 
 
Fort Sam Houston’s existing facilities reported a $35.03 average daily room rate and occupancy of 77.4% for 2002, and a 
RevPAR of $27.11.  The market segmentation accommodated by the installation’s existing facilities was: 
 
  Market Segment    Percent  
  Temporary Duty (TDY)      79% 
  Permanent Change Of Station (PCS)      5% 
  Unofficial Travelers       16% 
  Total       100% 
 
In 2003 Fort Sam Houston reported occupancy of 79.2%, an ADR of $34.34, and a RevPAR of $27.19. 
 
Unofficial travel demand is not used in the calculation of recommended optimal room inventory, but may be used to 
backfill occupancy during low demand periods. 
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Room Mix 
3D/I developed a recommendation for the types of guestrooms that would best meet the needs of travelers to Fort Sam 
Houston.  The room mix recommendation includes: 
 
  Family Suites of 450 square feet: 

PCS is 5% of demand therefore Family Suites is 720 x 5% 
Demand staying more than 14 days is 87% 

   Calculation: (720 x .05 x .87) = 31 rooms  
 
  Extended Stay Rooms of 300 square feet: 

The balance of PCS demand (13%) that stays less than 14 days is placed in this category. 
Calculation: (720 x .05 x .13) = 5 rooms 

 
TDY demand contribution is 720 x.79% 

This number is then adjusted for stays of more than 14 days (99%)  Calculation: (720 x .79 x 
.99) = 563 rooms 

 
Total extended stay guestroom demand (5+563) is 568 rooms 

 
  Standard Guestrooms of 300 square feet: 

= 720 total rooms -31 family suites - 568 extended stay rooms = 121 standard guestrooms.   
 
Actual guestroom mix is then adjusted to reflect renovated facility mix and the proposed building configuration of the new 
hotel to be built.  In this case the recommended mix becomes: 
          Recommendation: 

Room Type    By Formulae   By Mix/Building 
  Standard Guestrooms  121       0 
  Extended Stay Rooms  568               674 
  Family Suites     31      46 
  Total Rooms    720    720 
 
The recommended guestroom mix appears to be a departure from 3D/I’s previously applied formulae. 
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Market Overview 
This has been a $91.00 Per Diem market area from 1998 through 2004.  Projections of future attainable average daily 
room rates have been tested at 70 to 80 percent of 2004 Per Diem ($63.70 to $72.80).   
 
The private sector offers about 18,599 rooms within a 20-mile radius of Fort Sam Houston.  In 2002, 111 private sector 
properties reported to STR occupancy of 59.0%, an ADR of $64.48, and a RevPAR of $38.07. 
 
The 720-room Fort Sam Houston proposed inventory is projected to operate at a stabilized occupancy of 82 percent.  
There is a seasonal demand cycle at this installation.  Off-season is November through January with the lowest 
occupancy occurring in December. 
 
Building Inventory Summary 
The 3D/I recommendation results in one new lodging facility and renovating guestrooms in one existing building. 
   
  Facility  Number of Rooms  Notes: 
   
  New Hotel   570   16 Family Suites 
         554 Ext. Stay Rms. 
         Interior Corridor 

4 & 5-Story Hotel 
         Will be main hotel 
         No site demolition 
         158,476 sq. ft -583/rm 
 
  Building 3625   150  30 Family Suites 

120 Ext. Stay Rooms 
         Built in 1998 
         4 & 5-Story  
         Interior Corridor 
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Excess Army Lodging Buildings 
The 3D/I report stipulates that the cost of renovation exceeds 50% of replacement cost on several buildings that are 
currently used by Army Lodging.  These buildings will become excess to the privatization portfolio and will be returned to 
the installation upon completion of the privatization renovation and new build programs as applicable.  These buildings 
include: 
 
  Building Number   Number of Rooms 

48     11 
   107     13 
   592     200 

616     4 
617     20 
688 10 

001384     3  
    
 Total    7     558 
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APPENDIX B 
LODGING FACILITIES BY INSTALLATION 

 
 
 

B - 8 Fort Sill 
 
 

Fort Sill 
Circa 1869 

Southwestern Oklahoma, Nearest Town is Lawton, OK 
60 miles Southwest of Oklahoma City, OK 

 
 

 
 

 
 

U.S. Army Field Artillery Center and Fort Sill Mission: 
 
The United States Army Field Artillery Center and Fort Sill will train soldiers and 
Marines, and develop Field Artillery leaders; design and develop fire support for the 
force; support unit training and readiness; mobilize and deploy operating forces; and 
maintain installation infrastructure and services.  

 
Lodging  
The following tables indicate the historic operating levels achieved by on-post lodging facilities, those achieved by the 
local area private sector, and a history of the changes to Per Diem as directed by the General Services Administration. 
 
The 2002 military and civilian population was estimated to be 24,200. 
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Private sector rates are expressed in calendar year dollars, on-post data is expressed in fiscal year terms ending 
September 30, and Per Diem is stated as of December of the then current year.  The private sector Smith Travel 
Research (STR) data is based on a competitive set of Mid-scale, Economy, and Independent hotels located within a 20-
mile radius of Fort Sill.  The STR comp set includes 6 reporting hotels that offer 685 guestrooms. The total comp-set hotel 
room census in the area is 1,025 guestrooms. 
 

Fort Sill 
Average Daily Room Rate (ADR) Table 

Year  On-Post 
Lodging 
ADR (1) 
  

Percent 
Change 

Private 
Sector 
ADR (2) 

Percent 
Change 

Per 
Diem 
Room 
Rates 
(3) 

Percent 
Change 

1999       $29.85 - $44.65 - $50.00 -
2000       $25.73 -13.8% $45.76 2.5% $55.00 10%
2001       $30.70 19.3% $46.40 1.4% $55.00 0%
2002       $35.66 16.1% $47.88 3.2% $55.00 0%
2003 $37.46   5.1% - - $55.00 0% 
CAGR 
1999-
2003 

      4.1% 1.8% (4) 2.4%

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: Smith Travel Research, Feb. 2003 
Note (3) As of December – Source: General Services Administration 
Note (4) CAGR is 1999-2002 – Source: Smith Travel Research, Feb. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang 
LaSalle 

 
Army Lodging room rates in 2002 were 64.8 percent of the market area’s rate of Per Diem and 74.5 percent of the private 
sector’s average daily room rate.  In 2003 the Army Lodging rate climbed to 68.1 percent of Per Diem.  The 2004 Per 
Diem rate is $55.00. 
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Fort Sill 
Occupancy Table 

Year   Number
Of 

Avail. 
Rooms 

On-Post 
Lodging 

Occupancy 
(1) 

 

Room 
Nights 
Sold 
(1) 

Percent 
Change) 

Private 
Sector 

Occupancy 
(2) 

Room 
Nights 
Sold 
(2) 

Percent 
Change 

1999        820 73.9% 220,920 - 57.5% 214,964 -
2000        816 73.2% 218,613 -1.0% 50.8% 190,113 -11.6%
2001        796 68.5% 199,082 -8.9% 58.3% 218,123 14.7%
2002        751 77.2% 211,677 6.3% 59.1% 221,273 1.4%
2003      693 88.3% 223,506 5.6% - - -
CAGR  
1999-
2003 

-4.1%       0.3% 0.7% (3)

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled by The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
On-Post lodging facilities have experienced a fairly stable occupancy in recent years while the private sector hotels have 
exhibited positive growth in demand.  
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  Fort Sill  
RevPAR Table 

Year  On-Post
RevPAR (1) 

Percent  
Change 

Private Sector 
RevPAR (2) 

Percent 
Change 

1999     $22.04 - $25.65 -
2000     $18.84 -14.6% $23.26 -9.3%
2001     $21.04  11.7% $27.05 16.3%
2002     $27.54 30.9% $28.32 4.7%
2003     $33.09 20.1% - -

CAGR 
1999-2003  10.7%   3.4% (3) 

Note (1) Fiscal Year Ending September 30 – Source: U.S. Army Lodging 
Note (2) Year Ending December 31 – Source: - Smith Travel Research, March 2003  
Note (3) CAGR is 1999-2002 – Source: Smith Travel Research, March. 2003 
Compiled By The Privatization Of Army Lodging Office (PAL) and Jones Lang LaSalle 

 
As a result of increasing on-post ADRs, RevPAR on-post has registered positive growth.   Demand for on-post lodging 
facilities is anticipated to be sustainable at levels achieved in 2002 however; a future guestroom inventory reduction will 
enhance occupancy. 
 
Supportable Number Of Proposed Guestrooms 
The August 2003 3D/I report recommends the installation’s future supportable number of guestrooms and the resultant 
attainable stabilized occupancy level.  3D/I recommended that the Fort Sill guestroom inventory be reduced from 693 
rooms to 585 guestrooms.  The recommendation includes renovating two existing buildings that offer 517 guestrooms.  
The recommendation also proposes the construction of a new 68-room hotel.  The budget for reaching the 
recommendation is: 
 
 Facility Type   Rooms  3D/I Budget   Cost Per Room 
 Renovation   517   $  9,513,605  $  18,402 

   New Construction     68 $  8,212,250  $120,768 
  Total  585   $17,725,855  $  30,301 
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Utilizing the Most Economically Efficient formulae, the supportable number of guestrooms became 585.  This measure 
compares the cost of having a vacant room to the incremental cost of lodging personnel off post.  The number of rooms 
required to meet this equilibrium is 584.  This strategy anticipates the accommodation of 89% of official travel demand and 
allows for the lodging facilities to attain a stabilized occupancy of 87%. 
 
In this case, the average daily room demand for the past five years is 551 rooms. Adjusting for the cost of sending 
demand off the installation to the private sector at a higher than on-post cost and the supportable number of guestrooms 
emerges as 584.  This number is then adjusted to reflect the rooms available in renovated buildings and for the building 
configuration of the proposed new hotel.  Thus 3D/I recommended the number of supportable guestrooms to be 585. 
 
During 2002, Fort Sill’s lodging facilities reported a $35.66 average daily room rate and occupancy of 77.2%.  The market 
segmentation accommodated by the installation’s existing guestrooms during 2002 was: 
 
  Market Segment    Percent  
  Temporary Duty (TDY)     87% 
  Permanent Change Of Station (PCS)     6% 
  Unofficial Travelers        7% 
  Total      100% 
 
In 2003 Fort Sill reported occupancy of 79.2%, an ADR of $34.34, and a RevPAR of $27.19. 
 
Unofficial travel demand is not used in the calculation of recommended optimal room inventory, but may be used to 
backfill occupancy during low demand periods. 
 
Room Mix 
3D/I developed a recommendation for the types of guestrooms that would best meet the needs of travelers to Fort Sill.  
The room mix recommendation includes:  
 

Family Suites of 450 square feet: 
PCS is 6% of demand therefore Family Suites is 585 x 6% 
This number is then adjusted for stays over 14 days (26%)    Calculation: (585 x .06 x .26) = 9 
rooms 
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  TDY Officer’s Basic Course Demand 
  155 rooms per night x 25% with spousal attendance 

Calculation: (155 x .25) = 39 rooms 
 

Total Family Suites (9 + 39) = 48 rooms 
 
  Other room types:  585 - 48 = 537  
 
 Extended Stay Rooms of 300 square feet: 
  PCS contribution is 585 x 6% 

This number is then adjusted for stays of 14 days or less (74%)    Calculation: (585 x .06 x .74) = 26 
rooms 

 
  TDY contribution is 585 x 87% 

This number is then adjusted for stays of more than 14 days (78%) and the TDY Officer’s Basic Course 
demand with spousal attendance is deducted. 
Calculation: (585 x .87 x .78) – (39) = 358 rooms 

 
 Total extended stay rooms (26+358) is 384 rooms 
 

Standard Guestrooms of 300 square feet: 
= 585 total rooms - 48 family suites - 384 extended stay rooms = 153 standard guestrooms.   

 
Actual guestroom mix is then adjusted to reflect renovated facility mix and the proposed building configuration of the new 
hotel to be built.  In this case the recommended mix becomes: 
          Recommendation: 

    Room Type By Formulae   By Mix/Building 
  Standard Guestrooms  153    121 
  Extended Stay Rooms  384    380 

84  Family Suites     48       
  Total Rooms    585    585 
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Market Overview 
This has been a $55.00 Per Diem market area from 2000 through 2004.  Projections of future attainable average daily 
room rates have been tested at 70 to 80 percent of 2004 Per Diem ($41.25 to $44.00).   
 
The private sector offers 1,025 rooms in the local market area.  In 2002, 6 properties reported to STR occupancy of 
59.1%, an ADR of $47.88, and a RevPAR of $28.32. 
 
The proposed 585-room Fort Sill guestroom inventory is projected to achieve a stabilized occupancy of 87 percent.  
Seasonality characteristics include a peak demand period from June through August and low demand months that include 
April and December.  Peak period training demand will overflow to the local market and alternatively, unofficial travel may 
be used to backfill occupancy. 
 
Building Inventory Summary 
The 3D/I recommendation results in three separate buildings to be operated.  They include: 
   

Facility  Number of Rooms  Notes: 
  Building 5676  226   Interior corridor 

6-story hotel 
Built 1966 

 
  Building 5678  291   Main facility 
         Interior Corridor 
         6-story hotel 
         Built 1967 
 

New Hotel   68   All Family Suites 
         Interior Corridor 

3-Story Hotel  
Limited BOH 

         Limited Public Area 
         Adj. to other rooms 
         Site - no demo. 
         52,559 sq. ft. - 773/rm 
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Excess Army Lodging Buildings 
The 3D/I report stipulates that the cost of renovation exceeds 50% of replacement cost on several buildings that are 
currently used by Army Lodging.  These buildings will become excess to the privatization portfolio and will be returned to 
the installation upon completion of the privatization renovation and new build programs as applicable.  These buildings 
include: 
 
  Building Number   Number of Rooms 

343     1 
   380     1 
   460     13 

850     1 
851     16 

   852     14 
853 14 
854 14 
5670 16 
5671 16 
5672 14 
5673 14 
5674 16 
5675 16 
5691 19 
5692 24 
5693 32 
5715     1 

    
 Total    18      242 
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